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Woodlands Area Structure Plan 
 

 
1.0 Introduction 

 

The lands within the south portion of the Town of Innisfail are considered short to medium term 

expansion areas. This plan applies to the lands generally lying east of the railway, west of 

Highway 2 and south of 36A Street (see plan area outlined on Land Use Concept map). The 

intent of this plan is to provide guidance on the type of development envisioned for the area and 

to ensure that development proceeds in an orderly and economical manner that does not hinder 

future urban expansion.   

 

The general purpose of this ASP is to provide a comprehensive planning framework for land 

uses and development focusing on the compatibility of land use patterns and the conservation 

of sensitive features. By outlining the general pattern for land uses, major roads and utility 

services for the area, the area structure plan provides a starting point for the preparation of 

subdivisions and detailed engineering for individual landholdings. The policies of the area 

structure plan will be used to guide land use designation and subdivision decisions.   

 

 
2.0 Planning Framework 

 

This Plan is considered an area structure plan under Part 17 of the Municipal Government Act. 

Part 17 requires that an area structure plan: 

▪ Describe the sequence of development proposed for the plan area 

▪ Describe the land uses proposed for the area either generally or with respect to specific 

parts of the area 

▪ Describe the density of population proposed for the area either generally or with respect to 

specific parts of the area 

▪ Describe the general location of major transportation routes and public utilities 

▪ Be consistent with the municipality’s Municipal Development Plan 

▪ Be consistent with the Provincial Land Use Policies 

 

The Town’s 2007 Municipal Development Plan provides guidance for the preparation of area 

structure plans. Its Future Land Use Concept map designates the area as a combination of 

residential, commercial and open spaces uses. Commercial land uses are focused around the 

Highway 54 and Highway 2 interchange. Open space areas generally follow Buffalo Creek 

which meanders through the middle and more southern portion of the plan area. Residential 

land uses are identified in the north, west and south west portions of the plan area. 

 

Areas where the Municipal Development Plan provides additional guidance include: 

▪ Establishment of a hierarchy of roads, right-of-way standards and identification of future 

arterial roads 

▪ Use of municipal reserves to provide buffers, parks and school sites 

▪ Direction on the predominant form of housing, maximum residential density and location of 

higher density housing opportunities 
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▪ Development standards for commercial areas 

▪ Provision of linear open space, local parks, school sites and trails within residential areas  
 

 

3.0 Plan Context 

 

Existing uses within the plan area consist mostly of a mixture of country residential development 

and agricultural activities. Limited commercial development and uses are located immediately 

east of 52 Avenue and in the extreme southeast corner of the plan area. Country residential is 

concentrated along the west of Woodland Road on parcels of varying size and configuration. 

The most recent residential development consists of the nine lots within Willowridge Estates. 

Agricultural activity, largely in the form of pasture land occupies the majority of the plan area 

while lands along Buffalo Creek are heavily vegetated. A church/place of worship is located in 

the northeast corner of the area.   

 

There are a number of factors and issues that influence land use planning in the plan area. This 

includes potential constraints on the ability to develop as well as potential opportunities that 

could contribute to an attractive development.  Key planning factors that influence land use 

planning within the plan area include: 

▪ Preservation of the vegetated areas along Buffalo Creek and protection of the creek from 

potential negative impacts of urban development 

▪ Providing efficient transportation corridors for access to and from and through the plan area 

and avoiding creating conflicts between residential and non-residential generated traffic 

▪ Ensuring an adequate supply of residential and commercial land within the south portion of 

the Town 

▪ Providing open space areas that integrate with the open space system of the community, 

provide outdoor recreation opportunities and allow for the extension of the Town’s trail 

system 

▪ Integrating existing lots in a manner that does not jeopardize the ability to develop the area 

to conventional urban densities 

▪ Putting forward a strategy to overcome servicing constraints and encourage development of 

the area 

▪ Incorporating and ensuring compatibility with any required changes to the Provincial 

highway network 
 

The Highway 54 interchange allows for access into Innisfail off Highway 2 and provides portions 

of the plan area with good highway visibility and provides opportunity for the establishment of a 

commercial node centred on the new highway access. 

 

The ability to economically extend municipal sanitary sewer service into the plan area has 

historically been the main cause for the lack of subdivision and development within the 

Woodlands area. Only a small portion of the area is capable of being serviced through the existing 

sanitary sewer system without the need of a lift station. The majority of the area has to be drained 

to one or more lift stations generally located in the south and then pumped under pressure 

northwards into the town system. As an interim measure, some residential acreage development 

has been allowed to occur subject to future connection to municipal water and sanitary sewer 
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services when available and re-subdivision to more conventional urban densities. 

 

The plan area contains numerous parcels in a wide range of sizes. This fragmentation and the 

number of landowners involved pose an organizational problem in the subdivision and 

development of the area. It necessitates cooperation amongst landowners to develop the area in 

an orderly, economic and efficient fashion. Few parcels are large enough to develop completely 

independent of other lands.    
 

There are a number of ravines crossing the site, all of which are wooded. It is the intent of the plan 

to take advantage of some of these areas by utilizing them as open space and recreation areas. 

These areas may also fit within the overall storm water management concept for the area. Steep 

banks and slopes that pose a hazard to residential and commercial development can be found in 

the area. 

  

Noise may be a problem for future development, particularly residential development in proximity 

to the CPR railway along the west boundary of the plan area and the increase of traffic along 

Highway 54 as the Town continues to develop southward. 

 

The Subdivision and Development Regulation does not permit residential subdivisions within 300 

metres (984.25 ft.) of a sewage lagoon. Approximately 16 hectares (39 ac) of the area are 

affected by the 300 metre setback from the Town’s existing holding pond. This area may not be 

subdivided until the sewage treatment process changes to eliminate the large lagoons 

immediately west of the CPR or permission to relax the 300 metre setback is obtained from 

Alberta Environment and Sustainable Resource Development. 
 

 

4.0 Goal and Key Principles 

 

The primary goal of the plan is to provide a framework for subdivision and development 

decisions within the Woodlands area that supports future urban expansion in the short to 

medium term. 

 

Preparation of the Woodlands Area Structure Plan has been guided by the following key 

principles:  

▪ Avoiding and/or minimizing potential land use incompatibilities 

▪ Ensuring an adequate long term supply of land for future residential and commercial 

development 

▪ Maximizing locational advantages for future commercial development 

▪ Preserving sensitive natural features within the plan area 

▪ Ensuring that subdivision and development decisions do not prejudice or negatively impact 

on the future development of the area or adjacent lands 

▪ Balancing the development aspirations of landowners with the interests of the community 

at-large 
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5.0 Land Use Concept and Policies 

 

5.1 General 

 

The proposed land use concept, shown on Map 1, creates an urban residential neighbourhood 

north of Highway 54 and a commercial node around the highway interchange and along 52 

Avenue, parallel Highway 2. The area south of Highway 54 consists of lower density residential 

uses and opportunities for private recreation use. Open space areas, consisting of local parks, 

linear parks or corridors and preservation areas are integrated with the residential area. A 

variety of housing forms are envisioned including opportunities for large lots backing onto open 

space areas, narrow lot or compact housing and select sites for multi-family residential 

development. 

 

Boundaries between land uses shown on Map 1 are intended to be conceptual and may shift at 

the time of more detailed subdivision design. Table 1 provides a breakdown of the approximate 

area devoted to each land use activity while the Land Use Concept map illustrates the areas 

designated for specific land uses and the approximate location of major roadways. 
 

Table 1: Land Use Statistics and Development Impact 

 

Land Use 

Category/Component 

Area (ha) Share of Gross Plan 

Area 

Units/Population 

Generation 

Gross Plan Area 157.79 100% 726 units/1732 pop 

Net Developable Plan Area 142.70 90.4% - 

Residential - Total 47.92 30.4% - 

Residential – North of Hwy 54 37.90 24.0% 726 units/1732 pop 

Residential – South of Hwy 54 7.26 4.6% 30 units/75 pop 

Residential – Multi family 2.76 1.7% 165 units/330 pop 

Institutional 0.89 0.6% - 

Commercial  27.76 17.6% - 

Open Space 38.34 24.3% - 

Private Recreation 11.60 7.4% - 

Environmental Reserve 15.08 9.6% - 

Municipal Reserve 8.92 5.7% - 

PUL/Storm Pond 2.74 1.7% - 

Transportation 42.89 27.1% - 
(amended Bylaw 1630-2019) 

Notes for Table 1: 

1. The figures presented in the table are approximate and subject to more detailed calculations at the 

time of subdivision. Figures are based on the revised land use concept dated September, 2014. 

2. The unit generation for the residential area north of Hwy 54 is based on an assumed density of 14 lots 

per net developable hectare based on R-1C standards. 

3. Population generation for the residential area north of Hwy 54 is based on an average household size 

of 2.5 persons. 

4. Unit generation of the multi-family land use is based on a density of 60 units per hectare and average 

household size of 2 persons. 
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5.2 Residential Land Use 

 

5.2.1 The Land Use Concept provides areas for a mixture of housing types at both low and 

higher densities of development. Maximum overall residential density within the plan 

area will be managed to achieve approximately 14 units per net developable hectare of 

residential land. 

 

5.2.2 Low density residential areas will generally consist of single detached dwelling units on lots 

ranging in size from 460 m2 (4,950 sq.ft.) to 740 m2 (7,966 sq.ft.). Semi-detached dwelling 

units may be interspersed throughout the area on lots approximately 230 m2 (2,475 sq.ft.) 

or larger in size. Larger, urban estate type lots (approximately 900 m2 or 10,000 sq.ft. in 

size) may be considered in select areas. 

 

5.2.3 The form of housing development on individual streets will be identified prior to 

subdivision through the Land Use Bylaw designation process. Lots fronting onto the 

same street will be designed to accommodate houses that are similar in character and 

transition from one type of housing to another will be achieved across back lanes or 

open space areas. 

 

5.2.4 Housing forms (i.e. narrow or compact lot) that require or benefit from rear lane access 

should be directed to those areas on the Land Use Concept that show lanes being 

provided. Areas where no lane access is shown should be used for the creation of larger 

lots.   

 

5.2.5 Large concentrations of semi-detached dwellings should be avoided unless sufficient 

provision is made to maximize both on-street and off-street parking opportunities. 

 

5.2.6 Higher density residential will be directed to the multi-family sites identified on the Land 

Use Concept and will consist of four-plex, rowhouse or apartment type developments.  

 

5.2.7 Sites identified for higher density residential will be developed in a manner that 

minimizes the potential impact on adjacent properties. This may include factors such as 

building orientation and placement to alleviate privacy/noise concerns, architectural 

treatment, landscaping and screen fencing to reduce visual impact and sufficient 

opportunities for both on-street and off-street parking.  

 

5.2.8 The residential area south of Highway 54 may be developed for larger estate lots ranging 

from 0.2 ha (0.5 acre) to 0.4 ha (1 acre) in size. Private, communal services for water 

supply and sewage disposal may be used until connection to municipal systems is 

feasible. Deferred service agreements will be put in place at the time of subdivision 

outlining the future requirements for connection to municipal water and sanitary sewer.   

 

5.2.9 Residential development will not be allowed within 300 m setback of the sewage lagoons 

unless permission to relax the 300 m setback is first obtained from Alberta Environment 

and Sustainable Resource Development. Subdivision within 300 m of the sewage lagoons 
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will be subject to the conditions attached to the Province’s consent to relax the setback 

distance.  

 

5.2.10 Residential development in proximity to the CPR railway will be required to construct a 

berm and fence to the satisfaction of the Town along the west portion of the adjoining 30 

m wide municipal reserve strip shown on the Land Use Concept. 

 

 
5.3       Private Recreation Use 

 

5.3.1 The Land Use Concept identifies the area south of Highway 54 as private recreation use where 

a combination of indoor and outdoor recreation activities and ancillary uses such as an on-site 

caretaker are allowed to occur. 

 

5.3.2 Private services for water supply and sewage disposal may be used for private recreation uses 

until connection to municipal systems is feasible. Deferred service agreements will be put in 

place at the time of subdivision or development approval outlining the future requirements for 

connection to municipal water and sanitary sewer.  

 

 

5.4 Commercial Land Use 

 

5.4.1 Commercial development will be directed to the areas shown on the Land Use Concept 

map. Development within this area will consist of highway commercial enterprises that 

generally require access to high visibility traffic corridors and provide services to the 

travelling public, tourists and community at-large. This includes such uses as hotels, 

restaurants, retail outlets, car dealerships and recreation/entertainment facilities. 

 

5.4.2 Commercial development will be subject to landscaping and appearance requirements 

to ensure that the view of these areas from the highways is aesthetically pleasing. The 

highway-facing side of all buildings shall be finished to the satisfaction of the 

Development Authority and all exterior finishes shall complement other buildings on the 

lot and buildings on adjacent lots. Landscaping on all highway-facing sides of parcels 

shall be provided to screen outdoor storage areas and create visual interest to the 

satisfaction of the Development Authority. 

 

5.4.3 Sites identified for commercial uses will be developed in a manner that minimizes the 

potential impact on adjacent properties. This may include factors such as building 

orientation and placement to alleviate privacy/noise concerns, architectural treatment, 

landscaping and screen fencing to reduce visual impact. 

 

5.4.4 Commercial areas will be designed and developed in a comprehensive fashion. This will 

require cooperation among landowners to create attractive and functional commercial 

sites. Joint access, drainage and parking easement agreements will be required to 

facilitate cooperative use and development. 
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5.4.5 The area identified as potential commercial in the area south of Highway 54 is subject to 

demonstration of developable, functional sites at the time of subdivision taking into 

account proximity to the top of the bank along Buffalo Creek, required yards, parking 

requirements and ability to provide safe and functional vehicle access.  

 

 

5.5 Open Space 

 

5.5.1 The Open Space land use category consists of areas where development is not likely to 

occur due to physical constraints, planned park areas, and recreation areas. Land that is 

not suitable for development will either remain under private ownership, subject to an 

Environmental Reserve Easement, or be dedicated as Environmental Reserve. Planned 

park areas will be dedicated as Municipal Reserve. Storm water management facilities will 

be dedicated as Public Utility Lots.  

 

5.5.2 When land adjacent to Buffalo Creek is subdivided, Environmental Reserve will be 

dedicated or an Environmental Reserve Easement will be obtained. The following factors 

will be taken into account when establishing the width of the Environmental Reserve 

dedication: 

▪ Land below the top of the bank along the creek valley  

▪ Land subject to flooding by a 1:100 year flood or rain event 

▪ Land subject to erosion 

The delineation of the boundaries of the Environmental Reserve areas shown on the 

Land Use Concept will be confirmed at the time of detailed subdivision design. 

Subdivision applicants will be required to submit the necessary information (i.e. slope 

stability or flood plain study) as part of their subdivision proposal. 

 

5.5.3 Environmental Reserve dedications and areas subject to environmental reserve 

easements within the Plan Area may be used for any of the following purposes: 

▪ Preservation of existing vegetation and wildlife and waterfowl habitat areas 

▪ Parks or trail systems 

▪ Storm water management facility 

 

5.5.4 The amount of municipal reserve dedication will be ten (10) percent of the gross 

developable area contained within the proposed subdivision. The gross developable area 

includes all land in title less that area to be dedicated as Environmental Reserve.  

 

5.5.5 Municipal reserve will be dedicated as land within residential areas in accordance with the 

Land Use Concept. All municipal reserve parcels will be landscaped and developed to the 

satisfaction of the Town. Municipal reserve dedication will be allocated and designed to 

achieve an inter-connected park and open space system that links the future residential 

area to major community facilities and recreational areas within the Town. 

 

5.5.6 Municipal reserve will generally be dedicated as cash-in-lieu when subdivision occurs in 

non-residential areas. Alternatively, municipal reserve dedications from these areas may 

be deferred to other lands owned by the same developer within the Town. Proposals for 
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deferral of municipal reserve will be submitted to the Town for their consideration at the 

time of subdivision application. 

 

5.5.7 The plan’s proposed ultimate provision of reserve land does not necessarily coincide with 

the current land ownership pattern. In other words, the dedication of reserve land may 

exceed the usual 10 percent amount on some parcels and may be less than the usual 10 

percent on other parcels. As the Town will ultimately become the owner of all reserves, it 

will be responsible to ensure that each landowner pays cash-in-lieu of reserves, or 

dedicates land so that over the long term each landowner will have dedicated only 10% of 

their land area or its value. Detailed proposals for the dedication of municipal reserve will 

be required at the time of subdivision. 

 

 

 

5.5.8 The Town’s trail system will be extended into and through the plan area as subdivision and 

development occurs. Potential major trail alignments are shown on the Land Use Concept 

map and include: 

▪ A trail along the railway and the west edge of the area 

▪ A minimum 6 metre wide trail corridor along the north plan boundary connecting 52 

Avenue to the west edge 

▪ Connections to the trail system leading north along 52 Avenue towards downtown, 

other open space areas and schools along the north edge of the plan area 

▪ Trails along Buffalo Creek including a pedestrian underpass to allow for a trail link 

south of Highway 54 

▪ A trail along Woodland Road with east-west connections into the residential areas to 

the west 

 In addition, sidewalks and pedestrian short cuts will be incorporated into the design of 

subdivisions to provide links between major trails and local parks. A series of trail loops 

throughout the residential and open space portions of the plan area will be provided.  

 

 

5.6 Transportation 

 

5.6.1 Where residential development occurs close to Highway 54 sufficient noise and visual 

attenuation measures will be provided. These measures may consist of earthen berms, 

fences, landscaping, distance separation or a combination of these measures to the 

satisfaction of the Town at the developer’s expense. Detailed description of noise and 

visual attenuation measures is to be included as part of the subdivision application. 

 

5.6.2 Access to the major roads shown on the Land Use Concept will be limited to local and 

collector roads shown on the Land Use Concept map. Direct access to individual lots from 

the major roads will be discouraged. Where there is no alternative to direct access to 

individual lots joint access points protected through joint access easement agreements will 

be required. 

 

5.6.3 Collector roads will generally follow the alignments shown on the Land Use Concept map. 
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Local roads will extend from these collector road alignments to provide access to adjacent 

lands. The number of local road intersections along collector roads will be kept to a 

minimum. 

 

5.6.4 The collector road marked as “intersection treatment required” on Map 1 may be moved 

farther to the north or south of the location shown on Map 1 provided the opposing access 

on the west side of the major road is also relocated to result in a four legged intersection. 

This change will not require an amendment to this plan. 

 

5.6.5 Deviations from the local road pattern shown on the Land Use Concept may be allowed 

without requiring a formal amendment of the plan subject to the following: 

▪ Coordination with other landowners directly affected by the proposed change in local 

road alignment to avoid creation of isolated, undevelopable parcels or inefficient parcel 

configurations 

▪ Avoiding the creation of offset intersections 

▪ Avoiding interruptions in servicing networks or providing suitable alternative 

arrangements satisfactory to the Town 

 

5.6.6 Lanes will not be provided where residential lots back onto major open space areas. 

 

5.6.7 Collector and local roads will be designed and constructed in a manner that satisfies the 

Town’s standards. 

 

5.6.8 A portion of Davies Street is identified for closure on the Land Use Concept. The closed 

portion of this road will be consolidated with adjacent parcels if it is not of sufficient size 

and configuration to allow development under the Town’s Land Use Bylaw. 

 

5.6.9 Where roads cross Buffalo Creek, the details of the proposed crossing will be referred to 

Alberta Environment and Sustainable Resource Development, River Engineering Branch 

for their comments as part of the review of engineering and construction designs. 

 

5.6.10 Where lands adjacent to Cottonwood Road (shown on the south edge of the plan area 

on Map 1) are subdivided or developed in a manner requiring access to Cottonwood 

Road and this segment of Cottonwood Road remains in the County’s jurisdiction, the 

subdivision or development application will be forwarded to Red Deer County for their 

review and comment. The County’s requirements for the design and construction of 

accesses, intersection improvements and road improvements needed to support the 

proposed subdivision or development will be incorporated into the development 

agreement between the Town and the developer. 

 
 

6.0 Servicing Concepts and Policies 

 

Servicing concepts for Sanitary Sewer, Water, and Storm Water are the conceptual site 

servicing for the area encompassed with the Area Structure Plan.  They are presented 

in the servicing concept maps attached to the back of the document. 
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6.1  Sanitary Sewer Services (Map 2) 

  

The residential area north of Highway 54 can be serviced by a gravity system to a 

central lift station, located on the west side north of Highway 54 grading and Buffalo 

Creek of the study area.  A force main would carry the effluent northward across the CP 

rail line to the Town of Innisfail Treatment Facility site.  The area south of the overpass 

would require a lift station to service the gravity system servicing the Highway 

Commercial area.  The existing residential area would be serviced using a low pressure 

sewage collection and on site pumping system.  This type of system accommodates 

existing septic tanks to be connected to a central collection system.  

 

6.2 Water (Map 3) 

  

Good looping can be achieved throughout the proposed Area Structure Plan.  An 

existing waterline tie at 54 Avenue and 36A Street, will accommodate a 250mm looped 

system along the west side and loop back through Hereford Meadows to tie to 52nd 

Avenue.  A potential loop, south of Highway 54 will require a short section of double 

lines to accommodate looping across the proposed overpass grades.  The 250mm line 

would then need to be extended to the west boundary of the area to provide future 

looping into the area south of the existing Town of Innisfail Treatment Facility site. 

 

6.3 Storm Water (Map 4) 

 

The area of development is divided by a natural intermittent watercourse that exists 

north of the overpass grades.  The natural topography in the area west of Woodland 

Drive, lends itself to the development of a multiuse park area and a Storm Water 

Management Facility.  The facility can be either dry or wet, depending on the 

developer’s creativity and will be approximately 2 ha. in total area.  The existing Town of 

Innisfail Storm Water Outlet on Woodland Drive can be routed westward and into the 

proposed facility.  Hereford Meadows will have a stand alone facility to accommodate 

their 20 ha development.  Accordingly, the Highway Commercial area south of the new 

Cottonwood Connector extension to  Highway 54 grades and south of the overpass 

grading will require Storm Water Management Facilities of their own or on-site lot 

retention to control pre and post development flows into Buffalo Creek. 

 

6.4 Shallow Utilities 

 

6.4.1 The electrical main feeder system will be provided by the Town of Innisfail provider 

which is currently FortisAlberta. Servicing in the area can be provided once a detailed 

design is available.  

 

6.4.2. Gas servicing will be provided by the Town of Innisfail provider which is currently Atco 

Gas. Servicing to the area can be provided once a detailed design is available. 
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6.4.3. Telephone and Cable 

 

Telus and Shaw Cable can extend their systems in conjunction with the underground 

electrical systems to meet the needs of development and is dependent on detailed 

design. 

 
 

7.0 Implementation and Phasing of Development 

 

7.1  Approaches and Tools 

 

Providing for the orderly and cost effective development of the plan area will require 

cooperation amongst landowners and assistance by the Town. Issues of fragmented 

landownership and servicing constraints will need to be overcome. To facilitate subdivision and 

development of the area to achieve the type of development contemplated in the Land Use 

Concept, any or all of the following approaches may be taken: 

 

1. Subdivisions that are undertaken for the sole purpose of land assembly or land “swaps” to 

enable future subdivision of the development modules shown on the Land Use Concept 

under single ownership may be allowed without amending the Land Use Bylaw or providing 

detailed planning/engineering. 

 

2. The Town will assist in negotiations between landowners to obtain the needed easements 

and dedications to allow subdivision to proceed. Further, the Town may expropriate land 

where necessary to accommodate the logical extension of roads, water mains, sanitary 

lines, storm sewers and storm water management facilities and where agreement cannot be 

reached between landowners. 

 

3. The Town may purchase properties for the purpose of land assembly and creation of large, 

contiguous blocks of land. 

 

4. The Town may invest in or “front end” the cost of major infrastructure in advance of 

subdivision of the area and recover all of the associated costs through a local levy to be 

collected at the time of subdivision based on the size of the area being subdivided into 

marketable lots. 

 

5. Through development agreements, the Town will assist developers in recovering the cost of 

infrastructure that benefits other lands as the other lands are subdivided or developed. 

Developers will be required to submit calculations of the costs to be recovered to the Town 

when a request to enter into a development agreement is made. 

 

6. For the area south of Highway 54, the Town may allow the use of private, communal water 

supply and sewage disposal systems until full municipal services are available. These 

systems may take the form of communal wells and reservoirs and communal septic fields 

and holding tanks. Private communal systems will be designed for future connection to 

municipal water and sanitary sewer systems.  
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7. The Town may impose a special tax to finance the installation of shared infrastructure such 

as required lift stations, sanitary sewer trunks, force mains, storm sewers, roads and storm 

water management facilities. 

 

8. The Town may accept incremental or temporary infrastructure improvements where the 

initial infrastructure is eventually decommissioned and replaced until the ultimate 

infrastructure needed to service the area has been constructed. 

 

9. The Town may define the contributing areas for key infrastructure to maintain sufficient 

development potential to keep the cost of major infrastructure investment as economical as 

possible on a per hectare basis. This means directing future development to make use of 

certain shared infrastructure despite the availability of other options. 

 

10. The Town may establish a community-wide capital contribution charge for water and 

sanitary sewer systems. Revenues from this contribution would be committed to 

maintenance, upgrades and future improvements of the Town’s overall water and sanitary 

sewer systems. 

 

11. The Town may impose contribution requirements for the costs associated with improving 

boundary or major roads and other oversized improvements that benefit the development 

area. Such contributions will be established and collected as part of the development 

agreement process. 

 

 

 

 

 

7.2 Phasing 

 

For the area north of Highway 54, the topography within the plan area suggests development 

should start in the south portions of the NE 17 and NW 17 for ease and cost effective provision 

of sanitary sewer and storm water management. South of Highway 54, topography suggests 

development should start as close to Highway 54 as possible and move southward. However 

the existing transportation system favours development commencing in the south. 

 

Given the above, the development of the plan area may not follow the typical pattern of 

contiguous development expanding outward from the existing built area/edge of the town.  

 

The establishment of individual development phases will take into account the need to provide 

looping for water systems, temporary and permanent secondary vehicle access and the logical 

extension of municipal services. 

 

 

7.3 Land Use Bylaw 
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Prior to approval of Land Use Bylaw amendments that would allow development within the plan 

area, a subdivision layout showing how the area subject to the proposed amendment could be 

subdivided in the future will be provided. 
 

 

 

7.4 Subdivision Applications 

 

7.4.1 All subdivision decisions will conform to the policies of this area structure plan. 

 

7.4.2 Subdivision and development of the area will proceed in a manner that: 

▪ Allows for the orderly and efficient expansion of the Town 

▪ Does not prejudice the further subdivision and development of the subject or 

adjoining lands 

▪ Makes sufficient provision for road access and municipal utility servicing, and 

▪ Provides for the development of a park and open space system as envisioned by 

this plan.    

 

 

7.5 Development Costs and Other Considerations 

 

7.5.1 All costs for the provision of municipal infrastructure (roads, water, sanitary sewer, storm 

drainage) within the area being developed will be the sole responsibility of the 

developer. Upgrade costs may also be required for the signalization of the Highway 54 

and Cottonwood Road intersection as commercial development occurs within the south 

of the plan area. Responsibility for the cost to provide infrastructure improvements 

outside of the area being developed but required to support the proposed development 

will be negotiated between the developer and the Town. 

 

 

7.5.2 The adoption of this plan does not require the Town of Innisfail to undertake any 

of the projects referred to by the plan. 

 

 

7.6 Interpretation 

 

This plan should be interpreted with flexibility having regard to its purpose and the objectives. 

Questions on interpretation of intent or policy will be put before Council for their consideration.  
Council’s decision on interpretation shall be final. 

 

 

7.7 Amendment 

 

An amendment to this plan will be required where a proposed subdivision results in one or more 

of the following: 

▪ Re-location or elimination of a major arterial or collector roadway 
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▪ Change in the general land use pattern (residential, commercial, industrial) shown in the 

plan 

▪ Change to the open space system beyond what is contemplated in the plan 

▪ Deviation from the utility servicing concepts beyond what is contemplated in the plan 

 

 

 

7.8 Plan Review 

 

This plan will be reviewed: 

▪ At the request of Council or in response to a request of a registered land owner within the 

plan area 

▪ Upon amendment of the Town’s Municipal Development Plan to ensure consistency 

▪ After a period of 5 years from adoption to ensure the plan is adequate. 
 












